










NOWOCZESNE BUDYNKI BIUROWE W STANDARDZIE 
SHELL	AND	CORE	–	DOŚWIADCZENIA	PROJEKTOWE	 
Z	LAT	1995–2013
A b s t r a c t









Keywords: outsourcing, modern office buildings, shell and core standard











Słowa kluczowe: outsourcing, budynki biurowe, standard shell and core
86
1. Introduction
Most	 building	development	 projects	 now	constructed	 in	Poland	 are	 of	 a	 speculative	
nature.	 They	 are	 designed	 and	 built	 without	 the	 final	 user’s	 involvement.	 This	 is	 how	
almost	all	residential	buildings,	shopping	centres	and	modern	office	buildings	to	let,	which	
are	 probably	 the	most	 typical	 examples	 of	 this	 phenomenon,	 are	 built.	 To	 adjust	 them	
to	 the	diverse	needs	of	 future	 tenants,	which	may	still	be	unknown	in	 the	design	phase,	
and	 to	 reduce	 investment	outlays,	 time	and	 the	 risk	of	unnecessary	work,	 the	buildings	
are	offered	unfinished	and	empty	inside.	The	development	industry,	with	its	characteristic	
straightforwardness,	coined	the	term	Shell and Core for	this	standard.	It	is	difficult	to	find	
the	Polish	equivalent	 for	 this	concept.	Perhaps	 it	 should	be	 termed	as	a	“partly	finished	
roofed	building	shell”	or	a	“finished	building	with	space	to	let	in	the	form	of	a	shell”,	so	
the	original	term	Shell and Core	is	simply	used	in	the	Polish	investment	market	and	by	the	
construction	 industry.	Similarly,	 to	 international	 corporations,	 the	development	 industry	
often	uses	definitions,	terms	and	standards	in	their	original	language,	which	by	the	way,	
can	sometimes	lead	to	mistakes	and	confusion1.
In Shell and Core	office	buildings,	only	façades	and	the	central	core	in	which	there	are	
service	 risers,	 lift	 shafts,	 and	 common	 space,	 i.e.,	 corridors	 and	 stairways,	 are	 finished.	




when	 the	 construction	 is	 about	 to	 be	 ready	 or	when	 the	 building	 has	 been	 already	 given	
up	to	use.	With	the	profitability	of	investment	in	mind,	a	very	important	feature	of	design	
is	minimizing	common	space,	 installations	and	construction	elements	to	the	benefit	of	the	
space	 to	 let.	 In	a	well-designed	office	building	 the	 ratio	of	 the	 total	office	area	 to	 the	net	










western	developers,	e.g.	US	BOMA	(Building Owners and Managers Association),	RICKS	(Britain’s	
Royal	Institute	of	Chartered	Surveyors)	or	the	German	GIF.
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living	 standards,	modern	 office	 infrastructure	 and	 –	 paradoxically	 –	 the	 concentration	 of	
outsourcing	companies	which	offer	increasingly	more	experienced	local	human	resources.	
The	 city	 has	 already	 attracted	 major	 investors:	AON	 Hewitt,	 Capgemini,	 Capita,	 Cisco,	
Delphi,	 Google,	 Heineken,	 IBM,	 Lufthansa,	 Motorola,	 Shell,	 State	 Street.	 The	 business	
service	 industry	 is	 the	 youngest	 and	most	 rapidly	 developing	 business	 sector	 in	 the	 city;	
80	specialist	firms	employ	as	many	as	26	000	people.	The	average	age	of	employees	in	this	
service	sector	 is	28	[Żurawik	2013].	Due	 to	system	transformation,	which	has	 resulted	 in	











at	Grzegórzeckie	Roundabout	 (now:	 the	Cracovia	Business	Centre,	 commonly	 known	 as	







2 Business Process Outsourcing – firms	offering	specialized	office	services	to	other	companies,	chiefly	
in	the	area	of	finance,	accounting	and	HR. 
3 Shared Service Centres – centres	offering	shared	services	within	a	capital	group,	delocalizing	some	
areas	of	the	company’s	operation	to	other	countries	to	benefit	from	qualified	but	cheaper	workforce,	
chiefly	in	the	IT,	finance,	accounting	and	client	service	area.
4 Information Technology – firms	specializing	in	IT	services.
5 The	 Lubicz	Office	Centre	was	 originally	 designed	 as	 the	 headquarters	 for	 BPH	Bank,	 hence	 its	
classical	 façade	 and	 monumental	 interiors	 –	 elements	 rarely	 seen	 in	 office	 buildings	 designed	































itself	being	unfit	 for	 the	development	of	 large-size	office	buildings	 in	view	of	 its	historic	
























Richard	Ellis	 consortium	published	Modern Office Standards – Polska,	 initially	 available	
in	English	and	currently	also	in	Polish.	It	is	an	industry	recognized	set	of	design	guidelines	
and	specifications	for	office	buildings.	Thanks	to	this,	the	standards	have	been	harmonized	
and	 frequent	 misunderstandings	 and	 controversies	 between	 international	 partners	 of	 the	
investment	process	working	on	the	basis	of	their	own	standards	and	traditions	were	eliminated.	
In	 addition	 to	 standardization,	 the	 standards,	 which	 were	 developed	 in	 cooperation	 with	
Poland’s	largest	office	space	developers,	are	aimed	at	ensuring	the	effectiveness	of	planning	
office	space	for	rent.	


















8.10	×	8.10	m	grid.	 It	meets	 the	 requirements	 for	garage	 space	 (3	parking	 stalls	between	
pillars	and	optimal	planning	of	parking	stall	 ranges	and	passages).	The	effective	slab	and	
column	construction	devoid	of	binding	joist	is	also	possible.	Lower	standards	applicable	to	






In	 Poland,	 the	 height	 of	 rooms	 in	 office	 buildings	 are	 a	 little	 below	 standard.	 The	
minimum	nominal	height	for	A-class	buildings	is	2.80	m	from	the	floor	to	the	ceiling	(some	






4. Shell and Core design challenges 
From	the	author’s	experience	of	designing	office	space,	it	seems	that	the	smaller	and	the	
more	“local”	the	tenant’s	firm	is,	the	more	likely	the	space	rented	is	to	be	divided	into	a	larger	








tenants’	 rotation	 is	 rather	high,	 large	numbers	of	visitors	 and	constant	 remodelling	of	 the	
offices	differ	from	the	building	with	large,	corporative	and	usually	stable	tenants.	






















buildings	which	 should	achieve	LEED6	 (Gold)	or	BREEAM7	 (Very	Good)	 levels.	This	 is	
connected	with	 increasing	corporate	 awareness	 and	 responsibility	 among	both	developers	
and	tenants.	International	outsourcing	companies	which	are	leading	clients	in	Kraków’s	real	
estate	market	 of	 office	 space	 “go	green”,	 preferring	 energy	 efficient	 and	 environmentally	
friendly	 projects.	 Certification	 is	 more	 than	 a	 marketing	 tool	 and	 a	 method	 to	 meet	
environmental	protection	requirements;	certified,	energy	efficient	buildings	bring	the	tenant	
long-term	economic	benefits	in	the	form	of	lower	utility	bills.	According	to	the	report,	Going 
Green in Eastern Europe, modern	office	buildings	will	have	to	be	“green”	and	sustainable,	
and	energy	efficiency	will	soon	become	a	legal	requirement	[Jones	Lang	LaSalle	2012].	
The	main	challenge	for	 the	designer	of	office	buildings	to	 let,	 is	how	to	conciliate	 the	
investor’s	requirements	to	have	an	adequate	return	on	investment	,	with	the	universality	and	
flexibility	of	design	to	meet	the	diverse	needs	of	future	tenants.	Design	standards	are	becoming	















6 The LEED	(Leadership In Energy and Environmental Design)	certification	programme	was	created	
by	the	U.	S.	Green	Building	Council	in	2000.














strategies,	 are	 useful	 for	 the	 project’s	 optimization.	 It	 needs	 to	 be	 noted	 that	 the	 client’s	
striving	for	prestige	and	quality	of	architecture	in	A-class,	offers	a	little	more	space	for	the	
designer’s	creativity	 to	give	 the	architecture	 its	 individual	expression,	usually	with	regard	
to	 the	 building	 façade	 and	 common	 space	 detail,	 and	with	 special	 stress	 on	 the	 entrance	
hall	and	reception,	which	may	be	 the	smallest	 in	 terms	of	area,	but	nevertheless	 the	most	
representational	interiors	of	the	office	building.	The	design	and	furnishing,	of	the	remaining,	
several	times	larger	part	of	the	building,	will	be	up	to	the	future	tenants.	
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